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LVRZ 2008-0002  
Zoning Concept Plan Amendment 
LVZM 2008-0001  
Zoning Ordinance Modification 
Lovettsville Square, L.L.C. (Town Center) 

 

                                STAFF REPORT 
 

Planning Commission Public Hearing 
 

October 1, 2008 
 

7:30 PM at the Lovettsville Community Center  57 E. Broad Way Town Office  6 E. 
Pennsylvania Avenue Lovettsville, Virginia 

 
PROPERTY DESCRIPTION:  The subject property, the Town Center,  is generally 
located to the south and west of West Broad Way (Rt. 673) and Berlin Pike (Rt. 287). 
(See the attached public hearing notice for the property identification numbers).   The 
subject property is approximately 65 acres of the total 85 acre Town Center properties 
and contains the commercial core and single-family residential area.  Nine residential 
lots have been sold and, therefore, are not part of the applicant’s remaining property. 
 
APPLICANT:  The Applicant is Lovettsville Square L.L.C. (Elm Street Development and 
NVRetail), who is represented by Kimberley Welch-Cummings of Walsh Colucci, 
Lubeley, Emrich & Walsh, 1 East Market Street 3rd Floor, Leesburg, Virginia 20176 (571) 
209-5773. 
 
PROPOSAL:  The following are the applicant’s requested changes to the concept plan 
that includes an ordinance modification:  
 

1. Reduce the parking on the commercial core portion from 220 to 205 spaces.  
Reduce the portion of the commercial core parking in residential areas from 480 
to 440 spaces.  The required number of commercial parking spaces was always 
470 so this reduction only reduces the parking to that required. 

 
2. The alley that serves residential lots 40-43 is on the lot that is designated for 

commercial use.   The alley is provided by an easement on the commercial 
property and it will be maintained by the commercial owners association.   

 
3. The alleys in three of the residential blocks are removed.  Access would be via 

the public streets only.   
 

4. Approve an ordinance modification that would revise the typical lot diagram 
(Sheet #5) to show a maximum setback of 35 feet instead of 25 feet for corner 
lots. 
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5. Residential lot #14 is removed as a residential lot and the land becomes part of 
the commercial core area.  The commercial core increases from 7.3 acres to 
7.73 acres. 

 
6. Figures are shown for the maximum lot width, 140 feet; and maximum lot size, 

21, 780 square feet. 
 
ISSUES AND ANALYSIS:   
 

Reduce on-site commercial parking by ten (10) spaces. 
 
There is no good rationale for planning even more parking spaces required for the 
commercial core on residential streets.  This increases the frequency of vehicle activity 
in the residential area on streets that are only 28 feet wide curb to curb. 
 
Include the alley serving four residential lots in the commercial core. 
 
This provides a small amount of flexibility for the buffer between the commercial core 
and the four residential units adjacent.  It causes no harm to the development concept. 
 

Remove the alleys planned for three blocks. 
 
The orientation of garages on thirty-seven lots would change so they would be directly 
from the public street.  The Town Plan states on pages 50 and 51 that,  
 
 “The Town Center development pattern will…integrate residential 

uses…adjacent to the commercial area in a traditional neighborhood 
design.” 

 
 “Architectural design guidelines…will ensure that the Town Center has a 

traditional main street look…with building design that respects the Town’s 
architectural heritage.” 

 
 “The architectural design of this housing should be compatible with the 

historic character of the Town….” 

 
The architectural character of the old downtown generally reflects that dwellings are 
close to the street and garage access is in the rear of the lot.  One of the reasons the 
alleys were incorporated into the design of the residential areas in the Town Center (88 
units are located with alley access on the approved concept plan.  This would be a 42 
percent reduction) is to remove driveway interruption along sidewalks so people could 
walk throughout the community without as much vehicle interference as in conventional 
subdivisions.  It also helps remove the eyesore of having vehicles parked in driveways 
directly adjacent to the public street and the fronts of houses.   With garages in the rear 
there is also an intangible safety benefit.  Children can play more freely in front yards 
and walk along sidewalks without vehicles moving in this area. These are primary 
principles in the Main Street concept, which is contained in the Town Plan as a 
development guideline for both commercial and residential areas.     
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Increase the maximum front setback for corner lots. 
 
This would allow the homes on about twenty-eight lots to be located ten feet farther from 
the street than they are on the approved concept plan.  This moves the concept plan a 
little farther away from the original neo-traditional plan and Main Street concept than is 
reflected in the approved concept plan.  
 

Convert one residential lot into the commercial core. 
 
This is a minor shift in the commercial-residential land use distribution. 
 

Show the Maximum lot width and size. 
 
The ordinance requires this tabulation and it was not included in the approved concept 
plan.   

 
Town Engineer analysis.  
 

1. The increase in setback from 25 feet to 35 feet for corner lots provides safer 
ingress/egress for vehicles.   

2. Maximum lot width and size are ordinance requirements 
3. Building and parking layout for the commercial core area should be shown on the 

concept plan.  
4. The applicant is subject to all approved proffers. 
5. The approved alley width, modified to 25 feet, is inadequate. 
6. No direct access to public street for lots 40-43.  
7. The alley for lots 40-43 should be removed by moving the lots to the north.  
8. Do not recommend parking for commercial use in residential areas. If such 

spaces are planned they should be identified on the concept plan. 
9. Buffers between commercial and residential use should be provided per 

ordinance requirements.   
10. A revised construction plans and profiles should be submitted when the 

residential lot 14 is removed. 
 

Virginia Department of Highways referral. 
 
In a letter dated September 12, VDOT has no objection to the application.    
 
CONCLUSION:  I have the following comments on the proposed concept plan revisions 
and the Town Engineer analysis:  
 

1. The increase in setback from 25 feet to 35 feet for corner lots presents only a 
minor shift in the Main Street concept.  

2. Maximum lot width and size should be included in the concept plan as required.  
3. There is an approved site plan so it is not necessary to show the building and 

parking layout for the commercial core area. It will have to be revised to 
incorporate what is now lot #14 and the alley serving lots 40-43, however.  

4. The applicant does have to abide by all approved proffers. 
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5. Changing the designation of the alley serving lots 40-43 from the residential area 
to the commercial area is a technical change that is required because the alley is 
an easement on the commercial lot, not the residential lots.   

6. The proposed concept plan amendment does not include changes to the 
approved alley width so it is not an issue in this application.  Presumably, this 
width reduction was to implement neo-traditional design principles that envision a 
closer spatial relationship between residential and commercial development. 

7. The proposed concept plan amendment does not include changes to the access 
to lots 40-43 so it is not an issue in this application.  

8. See #6.  
9. Commercial use in residential areas was part of the concept in the approved 

concept plan without identifying them specifically.  It is assumed people will park 
as close to the commercial core as they can and so there is no need to identify 
them on the concept plan.  There is no rationale for changing this. 

10. There is also no rationale for removing ten spaces from the commercial core and 
replacing them in the residential area.   

11. A required buffer between the commercial core and residential use along 
Hammond Drive was not included in the approved concept plan or the 
commercial site plan.  Presumably, this was allowed because of neo-traditional 
design principles where suburban standards were not desirable.  A closer spatial 
relationship between residential and commercial development is desirable.  

12. Revised construction plans and profiles for the residential area are required when 
the residential lot 14 is removed.   A revised site plan is required to add lot 14 to 
the commercial core and the alley that serves lots 40-43. 

13. The VDOT comment does not impact my conclusions about internal streets and 
alleys and parking.   

 
  RECOMMENDATION:  I support all the proposed changes to the approved concept 
plan, except the following: 
 

1. Ten parking spaces should not be moved from the commercial core area to the 
residential area because of the increase in vehicular use on streets that are 
narrower than standard.  

2. The private alleys in three blocks should remain to support the neo-traditional 
and Main Street design concepts that were the basis for the design of the Town 
Center.  

 
 
 
ATTACHMENTS:   1) Proposed Zoning Concept Plan amendment, 

2) Public hearing notice that appeared in Leesburg Today,      
September 18, 2008  

3) VDOT letter, September 12, 2008 
4) Christopher Consultants letter, September 3, 2008 
5) Applicant response to referrals, Kimberlee Welch 

Cummings, September 25, 2008 


